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SUMMARY  OP  MAJOR  PROPOSALS  OF  THE 
VICTOR  GRUEN  DRAFT  URBAN  RENEWAL  PLAN 
FOR  THE  CENTRAL  BUSINESS  DISTRICT 


A  draft  Urban  Renewal  Plan  for  the  Central  Business  District 
was  submitted  by  Victor  Gruen  Associates  on  January  16,  1964. 
This  draft  plan  is  an  intermediate  stage  of  the  detailing  of  an 
Urban  Renewal  Plan  based  upon  the  objectives  and  planning  con- 
cepts developed  as  Stage  I.   It  is  being  reviewed  at  this  time 
for  decisions  on  the  desirability  and/or  feasibility  of  specific 
elements  of  the  plan,  thereby  establishing  a  clear  framework  for 
the  final  preparation  of  a  workable  Urban  Renewal  Plan. 

Below  is  a  summary  of  the  major  circulation  and  development 
proposals  as  set  forth  in  the  proposed  plan. 

CIRCULATION  AND  PARKING  (see  Map  1) 

The  proposed  circulation  plan  has  been  developed  to  meet 
two  basic  objectives: 

1.  Improved  accessibility  to  the  CBD  by  clarifying  the 
street  pattern,  relating  the  major  street  system  within  the  CBD 
to  the  high  capacity  regional  arteries,  and 

2.  Maximum  separation  of  human  or  pedestrian  functions  from 
utilitarian  or  vehicular  functions  in  areas  of  high  density  of 
pedestrian  activity. 

The  proposed  circulation  plan  establishes  a  framework  of  two- 
way  streets  on  the  edges  of  the  CBD  for  flexibility  and  to  help 
orient  the  driver.  These  are  Tremont,  Boylston,  State,  Congress, 
and  Stuart-Knee land. 

Within  the  Project  area  a  network  of  one-way  north-south 
and  east-west  streets  is  proposed: 

NORTH-SOUTH 

Tremont,  Devonshire-Otis-Kingston-New  Street-Harrison, 
Congress-Federal-New  Street-Harrison 

EAST-WEST 

State,  School-Water,  Bromfield-Franklin,  Bedford-West  (re- 
aligned) ,  Boyls ton-Ess ex,  Stuart-Kneeland 
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Other  streets  which  remain  open  in  the  proposed  plan  are  for 
servicing  access,  garage  access,  recirculation,  or  penetration 
into  development  areas  for  taxis  and  private  auto  pick-up  and 
drop-off. 

The  plan  proposes  vehicular  overpasses  for  east-we£t 
streets  where  they  cross  the  Washington  Street  pedestrian 
area. 

A  special  purpose  vehicular  access  network  is  proposed  in 
the  Dewey  Square-Church  Green  area  to  tie  in  a  proposed  shopper- 
parking  development  directly  to  the  Central  Artery  and  Turnpike 
terminus.   This  system  would  be  independent  of  the  major  CBD 
street  system  described  above. 

The  plan  proposes  5,000  new  short-term  parking  spaces 
closely  related  to  the  retail  heart  of  the  CBD. 

An  analysis  of  the  proposed  circulation  plan  is  contained 
in  another  section  of  this  report;  however,  it  should  be  noted 
at  this  time  that  VGA  has  proposed  an  alternative  for  the  pro- 
posed major  street  system.  This  is  basically  a  reaction  to  the 
concern  expressed  by  the  traffic  experts  over  the  effects  of 
closing  upper  Washington  Street  to  vehicular  traffic.  The  find- 
ings of  the  traffic  planners  indicate  that  once  the  upper  Wash- 
ington Street  issue  is  resolved,  a  suitable  circulation  scheme 
can  be  achieved.  It  can  be  one  which  will  provide  substantially 
improved  access  to  the  CBD  and  better  circulation  within  the 
project  as  well  as  an  adequate  number  of  well-located  shopper- 
parking  spaces. 

NEW  DEVELOPMENT  (see  Map  2) 

The  proposed  new  development  can  be  most  clearly  described 
by  subareas: 

1.   OLD  BOSTON  CENTER 

The  Old  Boston  Center  from  Milk  Street  to  State  Street  is 
proposed  by  Gruen  as  follows: 

"Primary  function  to  tie  the  northern  end  of  Washing- 
ton St.  into  a  combination  of  rehabilitated  and  new 
buildings,  forming  the  gateway  into  the  project  area 
from  Government  Center.   New  MTA  stations  to  be  pro- 
vided; setbacks  and  open  space  will  be  required.   Per- 


mitted  uses:   service  retail  including  eating  and  drink- 
ing; small  theater;  retail  sales  oriented  to  men's  ap- 
parel; parking  for  both  short-term  and  high  cost  long- 
term  use. " 

Within  the  new  development  sites  in  this  area,  the  proposal 
calls  for  50,000  square  feet  of  retail  sales,  75,000  square 
feet  of  service  retail  and  approximately  350,000  square  feet  of 
office. 

2.  THE  LADDER  BLOCKS 

The  proposed  plan  calls  for  very  little  new  development 
in  this  retail  area.  Proposed  action  is  primarily  to  improve 
the  servicing  and  physical  environment.   The  only  development 
opportunity  proposed  by  the  plan  is  on  the  present  Loew's 
Orpheum  site.   It  is  described  by  VGA  as  follows: 

"Service  court  would  be  designed  to  provide  a  central 
distribution  source  for  the  Winter-Bromfield-Tremont- 
Washington  St.  block.   It  would  also  serve  as  a  pedes- 
trian access  and  auto  and  taxi  drop-off  point.  Air 
rights  over  the  service  court  would  permit  private  con- 
struction. Permitted  uses:   service  retail  including 
eating  and  drinking;  theater;  quasi-public,  office. 

3.  DEWEY  SQUARE-CHURCH  GREEN 

This  major  development  along  Summer  Street  from  Kingston 
Street  to  South  Station  is  proposed  by  VGA  as  follows: 

"This  project  would  link  the  existing  retail  and  office 
concentrations  to  the  South  Station  transportation  ter- 
minal and  would  provide  surface,  and  above  and  below 
surface,  circulation  improvements,  The  development  of 
these  parcels  would  be  in  layers  and  combine  both  public 
and  private  action.   Sub-surface  parking  would  connect 
directly  to  the  off-ramp  of  the  Central  Artery  from  the 
north.  The  ground  level  use  would  be  primarily  trans- 
portation and  automotive,  with  some  retail  sales.  A 
new  MTA  station  at  the  corner  of  Kingston  and  Summer 
would  link  the  Dewey  Sq.  development  to  Summer  St.  re- 
tail. The  first  level  above  grade  provides  a  new  retail 
complex,  including  one  or  two  major  stores.  Retail  sales 
and  service  retail  would  extend  to  the  South  Station  ter- 
minal. The  second  and  third  levels  would  be  for  parking 


and  access  roadways  connecting  the  entire  complex  to 
South  Station,  and  to  the  expressway  and  turnpike  serv- 
ice to  the  south  and  west.   Permitted  uses:   retail  sales, 
service  retail  including  eating  and  drinking;  hotel, 
theater;  office;  parking;  quisi-public;  public. 

The  new  structures  would  eventually  contain  500,000  square 
feet  of  retail  space,  275,000  square  feet  of  service  retail, 
400,000  square  feet  of  office,  and  approximately  2,800  short- 
term  parking  spaces. 

4.  RAYMOND'S  BLOCK 

The  Raymccd's  Block  bounded  by  Washington,  Franklin,  Milk, 
and  Hawley  streets  is  proposed  for  complete  clearance.   A  por- 
tion of  the  adjoining  block  immediately  to  the  east  is  also 
proposed  for  clearance.   The  re-use  is  described  by  Gruen  as 
follows: 

"New  retail  space  in  the  Old  Boston  district.   Retail 
units  would  be  small  and  medium  sized,  oriented  to  the 
downtown  office  worker.   A  major  new  office  building 
fronting  on  Old  South  Meeting  House  Plaza  would  be  con- 
structed.  Easements  for  a  vehicular  R.O.W.  and  for  pub- 
lic open  space,  plus  an  MTA  station  at  the  corner  of 
Washington  and  Franklin  are  other  functions  to  be  in- 
cluded.  Parking  to  be  provided  underground  joining  the 
buildings.  Underground  service  connecting  to  Hawley 
St.  would  offer  Filene's  an  opportunity  to  enlarge  and/ 
or  rebuild.   Permitted  uses:   retail  sales;  service  re- 
tail; office;  parking;  quasi-public." 

In  addition,  a  portion  of  the  block  would  be  utilized  for 
a  new  right  of  way  for  Franklin-Bromfield  Street. 

New  development  would  include  325,000  square  feet  of  re- 
tail, 100,000  square  feet  of  service  retail,  400  square  feet 
of  office. 

5.  BEDFORD  STREET 

The  area  bounded  by  Bedford,  Washington,  Exeter  Place, 
and  Kingston  Streets  is  proposed  for  redevelopment  in  the 
following  manner: 
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"This  parcel  would  provide  short  term  parking  for  the 
southern  section  of  the  retail  district.  Vehicular 
R.O.W.s  would  be  provided  both  at  the  ground  level  for 
service  and  auto  and  taxi  pick  up,  and  at  an  elevated 
level  providing  an  overpass  on  Washington  St.   Retail 
outlets  would  be  located  on  the  Washington  St.  frontage. 
Permitted  uses:   retail  sales,  service  retail;  office, 
parking,  quasi-public." 

Approximately  1,000  short-term  parking  spaces  and  100,000 
square  feet  of  retail  would  be  provided. 

6.  HINGE  BLOCK 

A  major  change  is  proposed  for  the  area  bounded  by  Boylston, 
Tremont,  Kneeland,  and  Washington  Streets — described  as: 

"...  the  major  public  open  space  area  in  the  project, 
forming  an  important  focus  for  the  entire  downtown  area 
and  establishing  a  clear  relationship  between  Prudential 
Center,  Back  Bay,  Government  Center  and  Dewey  Sq.  A  major 
public  building  such  as  a  theater  or  combination  of  pub- 
lic facilities  would  be  the  feature  of  the  site,  with 
private  activities  framing  the  public  open  space.  Serv- 
ice retail,  eating  and  drinking,  a  hotel,  and  other 
entertainment  activities  are  included.   Short  term  day 
and  night  parking  would  be  located  underground.   Per- 
mitted uses:   public,  quasi-public;  retail  sales,  service 
retail,  office. 

The  entertainment  type  of  service  retail  would  represent 
225,000  square  feet  of  new  development.  A  750-unit  hotel  would 
also  be  included  in  this  development. 

7.  AVERY  STREET 

The  Avery  Street  development  is  proposed  as  follows: 

"These  parcels  would  form  a  new  retail,  office,  residen- 
tial development.   New  MTA  stations  and  connections  would 
be  provided  linking  this  project  to  the  "hinge"  block  and 
to  the  Common.  Rehabilitation  of  the  buildings  fronting 
on  or  adjoining  these  parcels  would  be  part  of  the 
development.  A  pedestrian  way  under  Essex  St.  would  be 
provided.  Permitted  uses:  retail  sales,  service  retail 
including  eating  and  drinking,  theater;  office,  residen- 
tial; public  and  quasi-public." 
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New  development  would  include  400,000  square  feet  of  retail, 
50,000  square  feet  of  service  retail,  and  200,000  square  feet 
of  office. 

OTHER  MAJOR  PROPOSALS 

1.  MTA 

The  proposed  plan  retains  the  objective  of  major  improve- 
ments to  the  mass  transportation  system  serving  the  Boston 
Metropolitan  area.   In  addition,  physical  improvements  are  pro- 
posed for  all  the  MTA  stations  serving  the  project  area  to  im- 
prove the  physical  image  of  the  MTA  and  facilitate  better  ac- 
cess to  and  from  the  stations.  Specific  proposals  for  station 
adjustments  have  been  described  in  the  subarea  developments 
above. 

2.  REHABILITATION 

Two  specific  rehabilitation  projects  are  proposed.  The 
old  Globe  property  on  upper  Washington  is  proposed  for  a  new 
office  structure  developed  in  conjunction  with  rehabilitation 
of  the  existing  sound  office  structures  on  both  ends  of  the 
block.  Rehabilitation  of  the  Boyls ton-Ess ex  Building  for  re- 
tail and/or  office  use  is  proposed  as  part  of  the  Avery  Street 
development. 

In  addition,  most  of  the  structures  which  will  remain  in 
the  project  area  will  be  subject  to  general  rehabilitation 
controls  to  bring  them  up  to  a  structural  standard. 

3.  PEDESTRIAN  AREAS  (refer  to  Map  2) 

The  draft  plan  proposes  major  pedestrian  areas  on  Washing- 
ton Street  from  State  to  Boylston;  on  Winter  and  Summer  from 
Tremont  to  Church  Green,  and  continuing  as  a  second  level  pedes- 
trian way  from  Church  Green  to  South  Station;  through  the  Avery 
Street  development  from  Washington  to  Tremont ;  in  the  center  of 
the  Hinge  Block;  in  the  interior  of  Park  Square;  and  scattered 
in  Old  Boston  Center. 

It  is  also  proposed  that  the  mall  areas  be  covered  and 
climatized.  Part  of  the  costs  of  this  could  be  recovered  by 
rental  from  retail  space  in  kiosks  placed  in  the  mall  areas. 


( 
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The  following  sections  analyze  the  major  areas  of  agree-  - 
ment,  those  of  disagreemtnt,  and  those  as  yet  unresolved.  The 
pedestrian  mall  issue  falls  into  an  area  of  special  considera- 
tion, since  it  has  been  consistently  proposed  by  VGA  as  a  funda- 
mental principle  of  the  plan  and  there  has  not  been  any  dis- 
agreement with  the  basic  concept  as  such.  There  has  also  not 
been  any  decision  concerning  the  basic  feasibility  of  the  pro- 
posal. The  provisions  concerning  the  mall  treatment  which  the 
BRA  deem  important  are: 

1.  That  of  whatever  size,  it  should  be  accompanied  by  an 
acceptable  traffic  replacement  for  streets  that  are  closed; 

2.  That  service  vehicles  will  be  permitted  where  necessary; 

3.  That  it  should  be  capable  of  being  created  in  stages 
if  so  desired  (e.g.,  first,  no  traffic;  later  planting  and 
improvements) ; 

4.  Finally,  that  some  vehicles  such  as  minibusses  may  be 
permitted  if  desirable  after  further  study. 
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II 

MAJOR  ISSUES  -  AGREEMENT 

There  are  four  major  issues  concerning  proposed  land  use  and 
renewal  treatment  in  which  there  is  substantial  agreement  between 
BRA  and  VGA.  Each  of  these  encoirpasses  a  potential,  major  devel- 
opment area.  Any  agreements  reached  at  this  time,  however,  are  of 
course  subject  to  the  submission  of  more  detailed  design  and  land 
use  specifications. 

Moreover,  the  plan  has  not  yet  developed  far  enough  to  permit 
the  preparation  of  a  detailed  staging  program.  However,  the  four 
areas  discussed  below  appear  to  be  independent  of  each  other  to  a 
major  degree  and  therefore  would  lend  themselves  to  a  staging 
program. 

1.  The  Old  Boston  Center 

The  Old  Boston  Center  from  Milk  Street  to  State  Street  is 
proposed  by  Gruen  for  50,000  square  feet  of  retail  sales, 
75,000  square  feet  of  service  and  approximately  350,000  square 
feet  of  office  in  a  much  improved  environment  featuring 
historic  buildings. 

The  area  appears  to  have  good  potential  for  redevelopment 
for  these  uses  -  a  good  portion  of  the  land  is  now  vacant 
and  clearance  involves  structures  in  very  poor  condition.  It 
also  might  be  possible  to  increase  the  amount  of  new  retail. 

This  is  the  area  which  will  be  gvaversed  by  Upper 
Washington  Street  if  it  is  kept  open  to  vehicles.   (See 
discussion  in  Part  IV,  below) .  It  is  not  judged  that  there 
need  be  any  significant  change  in  the  land  use  proposals  on 
that  account. 

2.  The  Raymond's  Block 

The  Raymond's  Block  bounded  by  Washington,  Franklin,  Milk 
and  Hawley  Streets  is  proposed  for  complete  clearance,  together 
with  a  portion  of  the  adjoining  block  immediately  to  the  east. 
The  re-use  is  proposed  as  a  combination  of  retail,  office, 
parking  and  service. 

In  addition,  a  portion  of  the  block  would  be  utilized 
for  a  new  right  of  way  for  Franklin-Bromfield  Street. 

There  is  no  disagreement  over  the  basic  land  use  concept 
for  this  area.  However,  it  should  be  noted  that  Gruen  re- 
commends that  there  be  a  number  of  small  and  medium-sized 
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retail  units  rather  than  a  major  store,  whereas  it  may  be  that 
Raymond's  would  wish  to  rebuild  on  this  site  and  thus  continue 
a  major  outlet  in  this  location. 

If  the  latter  were  to  be  the  case,  it  would  be  desirable 
to  include  in  the  development  such  additional  smaller  shops  as 
could  be  accommodated.  Overall,  however,  there  is  agreement 
on  the  basic  proposal  for  this  area. 

3.  Summer  Street 

The  draft  Gruen  plan  proposes  a  major  new  development  on 
Lower  Summer  Street  combining  new  sites  for  retail  and  office 
with  parking,  direct  connections  from  the  expressway  and  a 
suitable  connection  across  Dewey  Square  to  the  South  Station. 

There  is  complete  agreement  in  principle  on  this  type  of 
development  although  many  of  the  details  need  to  be  worked  out. 

The  proposal  would  permit  direct  single  purpose  access 
from  the  Massachusetts  Turnpike  and  the  Central  Artery  both 
northbound  and  southbound.  That  is,  automobiles  would  enter 
special  purpose  ramps  which  would  carry  them  right  into  parking 
garages  which  would  stretch  up  Summer  Street  to  Kingston-Otis. 
New  development  in  this  area  could  proceed  in  stages  and  might 
include  one  or  two  fairly  large-size  units.  In  addition,  the 
Summer-Winter  MTA  station  would  be  extended  one  block  to 
Kingston  Street  from  its  present  terminus  at  Chauncy. 

It  should  be  noted  that  although  Gruen  proposes  "one  or 
two  major  stores"  for  this  area  it  is  not  essential  that  a 
full-line  department  store  be  located  there  in  order  to  make 
the  development  successful.  A  medium-sised  specialty  store 
such  as  one  featuring  hard  goods  could  be  a  possibility  as 
would  other  specialty  units. 

It  is  desirable  to  have  several  possible  parcelization 
schemes  developed  for  this  area  so  as  to  show  the  various 
possibilities  that  might  exist.  Each  of  the  parcelization 
schemes  would  work  from  the  same  basic  access  pattern. 

4.  The  Hinge  Block 


The  so-called  "Hinge  Block"  bounded  by  Boylston,  Washington, 
Kneeland  and  Tremont  Streets  is  proposed  for  major  treatment  to 
create  a  new  element  of  strength  in  this  section  of  the  project 
with  public  and  semi-public  uses. 

Although  there  is  a  question  concerning  the  market 
potential  for  development  of  a  major  area  of  this  type,  it 
should  be  recognized  that  its  strength  would  be  an  important 
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step  in  improving  the  environment  in  this  section  of  the 
project.   The  area  is  capable  of  being  developed  in  stages  and 
could  be  developed  according  to  a  more  minimum  plan  than  that 
proposed  by  Gruen.   It  should  also  be  noted  that  the  New 
England  Medical  Center  Development  in  the  South  Cove  Project 
will  lie  directly  across  Kneeland  Street  and  that  the  two 
developments  should  go  hand  in  hand. 

It  is  emphasized  that  the  Hinge  Block  is  not  proposed  for 
significant  retail;  rather  its  purpose  is  for  public  and 
semi-public  uses  with  an  .emphasis  on  entertainment. 


Ill 

MAJOR  ISSUE  -  UNRESOLVED 

Thereis  one  major  area  of  the  project  which  is  as  yet  unresolved 
This  is  the  so-called  "Ladder  Blocks"  lying  between  Tremont  and 
Washington  streets  from  West  to  Bromfield. 

Two  alternative  approaches  have  so  far  been  pursued  without 
success.  The  first  was  to  consider  the  possibility  of  major 
clearance  and  rebuilding,  which  would  be  prone  to  be  both  expensive 
and  excessively  disruptive. 

The  second  approach  is  contained  in  the  January  16  Gruen 
submission.   This  would  involve  only  the  very  minimum  of  clearance 
in  order  to  provide  servicing  areas  and  to  remove  the  very  worst 
structures. 

This  approach  has  two  drawbacks.   First,  it  does  not  appear 
to  provide  a  satisfactory  servicing  solution,  since  rehandling  of 
merchandise  by  dollies  or  hand  trucks  would  be  required  for  many 
enterprises. 

Second,  the  approach  does  not  provide  the  development  oppor- 
tunities for  both  small  and  large  stores  which  the  area  may  well 
have  to  obtain  in  order  to  compete  successfully  with  the  new 
developments  proposed  elsewhere  in  the  plan. 

Thus,  still  another,  intermediate  approach  needs  to  be  studied. 
This  would  involve  some  clearance  to  provide  parking  and  new  devel- 
opment opportunities  but  would  endeavor  to  retain  many  of  the 
existing  structures  and  enterprises. 

The  question  of  whether  the  other  plan  developments  such  as 
the  Old  Boston  Center  and  Lower  Summer  Street  would  over  a  period 
of  time  draw  business  away  from  the  Ladder  Blocks  is  a  very 
difficult  one. 
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If  the  economic  projections  for  1975  and  beyond  have  a 
good  measure  of  validity,  there  should  be  enough  potential  sales 
to  support  the  Ladder  Blocks  as  well  as  other  areas.   If  the 
projections  are  unsound,  it  would  be  likely  that  the  new 
development  areas  would  be  reduced  in  size  in  order  to  meet 
the  market.   Thus,  part  of  the  answer  to  the  question  may  be 
found  in  the  proper  staging  of  new  developments  over  a 
considerable  period  of  time. 
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PART  IV 

Major  Issues -Disagreement 

The  staff  analysis  has  also  concluded  that  there  are  three 
major  issues  on  which  there  is  disagreement  with  the  Gruen 
proposals. 

Each  of  these  disagreements  has  been  fully  studied.   The 
work  on  each  appears  to  have  proceeded  to  the  point  where  the 
issues  need  to  be  decided  in  order  that  further  work  on  the 
draft  plan  can  proceed. 


1.   Circulation Upper  Washington  Street 

(refer  to  Maps  C  &  D  &  Appendix~~B] 


The  draft  Gruen  plan  proposes  closing  of  Washington  Street 
to  traffic  in  the  area  between  Franklin-Bromfield  and  State- 
Court  Streets  and  its  conversion  to  a  pedestrian  area. 

In  order  to  achieve  this  objective  several  other,  expensive 
adjustments  must  be  made  in  the  circulation  plan. 

First,  in  order  to  provide  suitable  northbound  traffic 
capacity  to  replace  this  section  of  Washington  Street,  Tremont 
Street  must  be  two-way  in  the  area  between  Park  and  School  Streets, 
To  achieve  this  the  large  office  building,  73  Tremont,  opposite 
the  Parker  House  must  be  arcaded  so  that  the  pedestrian  way  will 
be  inside  the  building  column  line.   In  addition,  the  sidewalk 
at  the  burial  ground  and  adjacent  to  the  Tremont  Temple  would 
be  narrowed  to  approximately  five  feet. 

This  arcading  would  be  expensive,  would  involve  significant 
relocation  and  would  very  likely  meet  considerable  community 
opposition. 

Second,  in  order  to  provide  north-south  channels  through 
the  entire  project,  Congress  and  Devonshire  Streets  must  be 
swung  westward.   This  would  require  the  following: 

a)  taking  of  the  Post  Office  Square  Building  at  the 
corner  of  Federal  and  Milk  Streets 

b)  taking  of  the  Winthrop  Square  garage. 

c)  taking  of  several  buildings  in  the  Garment 
District. 

Moreover,  since  Congress  Street  would  be  the  only  through 
northbound  street  in  the  project  except  for  Tremont,  it  would  have 
to  operate  one-way  northbound  to  handle  the  northbound  volumes. 
Therefore,  Devonshire  Street,  which  would  be  one-way  southbound, 
would  have  to  accept  all  three  lanes  of  southbound  traffic  from 
New  Congress  Street  in  Government  Center.   To  achieve  this, 
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building  alterations  such  as  closing  the  west  entrance  of  the 
Post  Office  would  be  required. 

Altogether,  it  is  estimated  that  the  closing  of  upper 
Washington  Street  to  traffic  would  cost  between  $4,000,000  and 
$5,000,000. 

Finally,  the  BRA  Transportation  staff  believes  that  the 
proposed  Gruen  circulation  plan  would  not  operate  as  efficiently 
as  the  alternative  plan  which  would  utilize  upper  Washington 
Street.   This  is  because  the  Gruen  plan  would  only  have  two 
basic  north-south  channels  (Tremont  &  Devonshire-Congress)  as 
opposed  to  three  (Tremont,  Washington-Devonshire  and  Congress) 
under  the  alternative  plan.   (see  Map  D) 

VGA  has  studied  two  possible  alternatives.   One  would  call 
for  a  new  street  from  Franklin  Street  diagonally  across  the 
Raymond's  block  past  the  Old  South  Meeting  House  and  along  the 
line  of  City  Hall  Alley  to  a  connection  with  Washington  Street. 
The  second  would  utilize  second  level  pedestrian  walk-ways  in  the 
area  of  upper  Washington  Street  to  achieve  the  separation  of 
pedestrians  and  vehicles.   Both  of  these  alternatives  are 
judged  to  have  serious  drawbacks.   There  will  be  sufficient 
new  development  in  the  Old  Boston  Center  to  permit  enough 
improvement  in  the  pedestrian  environment  through  the  use  of 
set-backs,  wide  sidewalks,  etc.   The  proposed  alternative 
solutions  each  appear  expensive  and  unnecessary. 

2.  Overpasses 

The  draft  Gruen  plan  proposes  vehicular  overpasses  at 
Washington  Street  for  both  Franklin-Bromf ield  and  Bedford-West. 

The  overpass  at  Franklin-Bromfield  would  be  superfluous  if 
the  recommendation  to  utilize  Upper  Washington  Street  for 
vehicular  access  is  upheld.   The  overpass  at  Bedford-West  would 
also  be  superfluous  if  the  Avery  Street  development  were  eliminated 

In  any  event,  the  overpasses  are  judged  to  be  unacceptable 
for  three  basic  reasons: 

a)   they  are  expensive, 
bj   they  are  potentially  unsightly. 

c)   they  would  involve  either  additional  land  takings 
or  damages  to  adjacent  properties  or  both. 

It  should  be  noted  that  both  Franklin-Bromfield  and  Bedford- 
West  will  be  one-way  streets.   Pedestrian  crossings  at  these 
points  can  be  readily  achieved  through  proper  signalization. 

3.  Avery  Street  Development 

The  draft  Gruen  plan  also  proposes  that  a  new  retail 
development  be  created  in  the  vicinity  of  Avery  Street.   It  is 
estimated  in  the  Gruen  summation  that  approximately  400,000  square 
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feet  of  new  retail,  50,000  square  feet  of  service  retail  and 
200,000  square  feet  of  office  could  be  accommodated. 

This  proposed  retail  development  is  an  outgrowth  of  the 
original  concept  to  create  a  so-called  "Fashion  Square." 
Gruen  has  withdrawn  his  insistence  on  the  high  fa3hion  aspect  of 
the  development,  but  still  strongly  recommends  its  suitability 
for  new  retail  use. 

Several  objections  have  been  raised  concerning  the  development. 
First  and  foremost,  it  is  not  considered  a  desirable  retail 
location  and  it  is  judged  to  be  stretching  the  potential  market 
for  new  space  too  far  in  the  light  of  proposed  expansions  of  the 
shopping  district  on  Lower  Summer  Street  and  Upper  Washington 
Street.   Secondly,  the  particular  area  shown  for  demolition  is 
not  in  poor  condition  at  this  time  and  could  serve  as  a  useful 
business  relocation  resource.   Conversely,  the  clearance  of  the 
area  would  demolish  some  600,000  square  feet  of  existing  space 
and  therefore  increase  the  relocation  workload  while  decreasing 
the  amount  of  space  available  for  relocation. 

Moreover,  there  are  other  structures  along  the  east 
Washington  Street  frontage  between  Essex  Street  and  Kneeland  Street 
which  are  in  poor  condition  and  have  unsuitable  enterprises. 
Consideration  should  be  given  to  acquiring  these  rather  than  the 
buildings  along  Avery  Street. 
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is  decided  the  final  proposed  plan  can  be  prepared  and  tested 
extensively. 

3.   New  Development 

Third  it  was  expected  that  the  current  new  development 
would  be  guided  by  the  economic  projections. 

The  quantity  of  new  development  proposed  in  the  draft  Gruen 
plan  is  within  the  limits  of  the  economic  projections  prepared 
by  Mr.  Gladstone. 

These  projections  are: 

1,000,000  square  feet  of  new  office  space 
1,000,000  square  feet  of  net  new  retail,  including 

all  forms  of  service  retail 
1,000  hi-rise  apartments 

New  development  under  the  draft  plan  would  also  include 
replacement  space  for  buildings  to  be  demolished. 

There  is  general  agreement  as  to  the  scope  of  new 
development  and  its  placement  for  office  and  residential  struc- 
tures, provided  there  is  proper  staging.   It  is  felt  that  the 
number  of  residential  units  can  be  increased  if  sites  can  be 
created  within  the  overall  cost  limit. 

There  is  not  the  same  agreement  concerning  retail  devel- 
opment. The  disagreement  lies  both  in  the  quantity  proposed 
and  its  placement. 

First,  there  is  a  strong  feeling  that  1,000,000  square  feet 
of  new  retail  space  is  overly  ambitious.  Thus,  the  plan  should 
be  scaled  down  somewhat,  although  remaining  capable  of  later 
expansion. 

Second,  there  is  strong  disagreement  with  the  feasibility 
of  the  Avery  Street  retail  development  concept. 


Recommendations 

As  a  result  of  this  analysis,  it  is  evident  in  the  judgment 
of  the  BRA  staff  that  certain  decisions  on  elements  of  the  plan 
need  to  be  made  by  the  CCBD  and  the  BRA  at  this  time  before 
further  work  can  proceed. 

These  elements  include  the  questions  of  Upper  Washington 
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Street,  the  proposed  overpasses  and  the  Avery  Street 
development.   If  these  decisions  are  not  made  at  this  time, 
work  on  reaching  an  acceptable  draft  plan  will  be  further 
delayed. 

At  the  same  time,  a  positive  indication  of  preliminary 
approval  of  those  features  of  the  plan  which  are  acceptable 
will  enable  detailed  work  on  their  specifications  and  designs 
to  move  forward. 

Accordingly,  the  following  recommendations  are  made: 

1.  that  VGA  be  informed  that  the  concepts  for  Old 
Boston,  the  Raymond's  Block,  Lower  Summer  Street 
and  the  Hinge  Block  be  accepted  subject  to  more 
detailed  land  use  specifications  and  designs. 

2.  that  VGA  be  informed  that  the  draft  plan  be  revised 
with  Upper  Washington  Street  open  for  traffic 
between  Franklin-Bromfield  and  State-Court. 

3.  that  the  Avery  Street  retail  development  be  elimi- 
nated from  the  draft  urban  renewal  plan,  although 
residential  uses  along  Tremont  Street  should  be 
retained. 

4.  that  the  overpasses  at  Franklin-Bromfield  and 
Bedford-West  be  eliminated. 

5.  that  as  a  next  step,  VGA  prepare  as  quickly  as 
possible  a  revised  draft  plan  to  the  same  level 
of  detail  as  the  current  submission  for  con- 
sideration and  appropriate  by  CCBD  and  BRA. 

6.  It  should  be  noted  by  all  concerned  that  approval 
of  these  recommendations  does  not  carry  with  it 
either  CCBD  or  BRA  endorsement  at  this  stage  of 
the  draft  plan  to  be  prepared  under  these  guide- 
lines.  It  is  recommended  that  the  final  overall 
decision  on  the  draft  plan  be  made  subsequent  to 
the  submission  of  the  revised  draft  plan 
recommended  above. 


APPENDIX  A 

MEMORANDUM 

SUBJECT:   Comments  on  Other  Issues  -  Draft  Gruen  Plan  of  1/16/64 

This  memorandum  sets  forth  brief  comments  on  several  other, 
more  minor  issues  which  need  to  be  resolved  as  further  plan  studies 
are  made.   Reference  should  also  be  made  to  Appendices  B  and  C, 
which  follow,  which  deal  with  circulation  and  marketability. 

1.    The  MTA 

It  is  beyond  the  scope  of  Gruen* s  responsibility  to  pro- 
pose MTA  improvements  outside  the  project  boundaries  or  to 
evaluate  in  detail  such  improvements  as  have  been  proposed 
by  others.   It  is  expected  that  a  transit  consultant  will  be 
retained  by  the  BRA  for  this  purpose. 

However,  the  draft  Gruen  plan  does  propose  several  im- 
portant modifications  to  existing  MTA  stations  and  a  tentative 
allocation  of  $5,000,000  has  been  set  aside  in  the  project 
cost  estimates  for  this  purpose. 

These  proposals  include  the  following: 

a)  A  sub-surface  pedestrian  connection  between  the 
Boylston-Essex  station  and  the  Boylston  station  on 
the  Tremont  line.   This  is  proposed  in  order  to 
provide  easier  access  to  and  from  the  Hinge  Block 
and  Avery  Street  areas  and  provide  easier  transfer 
between  the  two  lines  at  this  point.   It  would 
require  some  fairly  extensive  sub-surface  work. 

b)  Extension  of  the  Summer-Winter  station  to  Kingston- 
Otis.   This  is  proposed  in  order  to  bring  the  bene- 
fits of  the  Summer-Winter  station  to  the  proposed 
new  development  at  Kingston.   Physically  this  im- 
provement does  not  seem  to  require  too  extensive 
changes  since  the  station  now  extends  to  Chauncy 
Street.   The  extension  presumably  would  also  include 
an  extension  of  the  lower  platforms  on  the  Cambridge 
line. 

c)  An  extension  of  the  Summer-Winter  station  into  the 
new  Raymond's  block  development.   The  State-Milk 
and  Winter-Summer  stations  are  also  proposed  to  be 
revised  so  as  to  extend  the  Summer-Winter  station 
up  to  the  Old  South  Meeting  House  and  then  retract 
the  State-Milk  station  from  the  Old  South  Meeting 
House  to  the  location  of  the  existing  old  Globe 
building. 


d)  Improvements  are  also  proposed  for  the  Park  Street 
Station.   These  would  take  the  form  of  a  more 
pleasant  station  environment  as  well  as  relocation 
of  the  exit  from  Tremont  Street  to  Winter  Street. 
This  is  partially  caused  by  the  circulation  plan 
which  needs  to  use  the  full  width  of  Tremont  Street 
at  the  point  where  the  existing  subway  exit  now  jogs 
into  the  street. 

e)  Further  revisions  in  the  Summer-Winter  stations  have 
been  proposed  in  order  to  equalize  in  so  far  as  possi- 
ble pedestrian  flow  into  all  four  corners  of  the 
intersection.   Presently,  only  the  southbound  traffic 
on  the  Washington  Street  line  has  direct  access  to 
the  west  side  of  Washington  Street.   People  arriving 
on  either  the  Cambridge-Ashmont  line  or  the  north- 
bound Washington  Street  line  emerge  on  the  east  side 
of  Washington  Street  and  have  a  long  and  difficult 
sub-surface  pedestrian  connection  to  the  west  side 

of  the  street.   The  proposal  in  this  instance  would 
be  to  make  the  transfer  across  Washington  Street 
by  pedestrians  easier  and  more  attractive  on  a 
mezzanine  level  with  the  use  of  escalators. 

2.  The  South  Station 

The  draft  Gruen  plan  is  capable  of  being  integrated  with 
the  development  of  a  major  parking  structure  at  South  Station. 
At  the  same  time,  the  draft  plan  does  not  depend  for  its  success 
upon  the  execution  of  the  South  Station  Development,  since  the 
Lower  Summer  Street  proposal  will  provide  a  considerable 
quantity  of  parking  inside  the  Central  Artery  and  could  pro- 
vide more. 

3.  Financial  District 

No  specific  proposals  have  been  made  for  the  portion  of 
the  financial  district  which  exists  within  the  project  between 
Franklin  Street,  Congress,  Purchase  and  Federal  streets.  Con- 
sideration will  be  given  to  whether  suitable  new  office 
building  sites  can  be  achieved  in  this  area. 

4.  Park  Square 

Due  to  cost  limitations,  the  draft  plan  does  not  propose 
any  specific  action  in  Park  Square  other  than  clearance  for  the 
Charles  Street  extension  right  of  way. 

With  the  elimination  of  the  Avery  Street  Development  and 


other  savings,  it  may  be  possible  to  propose  a  specific  devel- 
opment in  Park  Square.   If  so,  it  would  be  primarily  for 
residential  use  with  priority  given  to  the  area  between 
Arlington  and  Charles  Street.   In  addition,  the  plan  will  of 
course  accomodate  the  Druker  Development  at  the  corner  of 
Charles  Street  at  Boylston. 

5 .    Rehab  i  1  it  at  ion 

The  draft  Gruen  plan  contains  two  specific  proposals  for 
rehabilitation.   These  ares 

1.  In  the  Old  Boston  Center  by  the  connection  of 
existing  office  buildings  to  proposed  new  office 
buildings  to  achieve  one,  more  efficient  unit;  and 

2.  The  Essex  Building,  which  contains  340,000  square 
feet,  is  proposed  for  office  use  as  well  as  ground 
floor  retail. 


Both  of  these  proposals  appear  to  have  merit  although 
considerable  additional  study  is  required.  As  soon  as  the 
revised  draft  plan  is  submitted  the  Gruen  staff  and  the  BRA 
staff  will  choose  several  additional,  specific  buildings  for 
rehabilitation  study  and  analysis. 

6.  Engineering 

Detailed  engineering  studies  have  not  yet  begun  except 
for  the  collection  of  all  available  information  on  existing 
conditions.   The  engineering  firm  Charles  T.  Main  and  Associates 
will  begin  this  work  as  soon  as  the  major  agreements  in  the 
plan  have  been  worked  out. 

7.  Land  Use  Controls  and  Design 

Similarly,  detailed  work  has  not  yet  begun  on  specific 
land  use  and  building  controls  and  design  work  in  connection 
with  new  developments.   This  work  will  be  started  by  the  Gruen 
firm  as  soon  as  a  revised  draft  plan  can  be  submitted  and 
approved . 

8.  Actions  Required  by  Other  Public  Agencies 

(Refer  to  Map  H) 

A  number  of  actions  will  be  required  by  other  public 
agencies  in  order  to  implement  the  CBD  plan.   These  agencies 
include  principally  the  MTA#  the  State  DPW  as  well  as  City 
agencies  and  departments.  As  soon  as  a  draft  plan  is  agreed 
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upon  by  the  CCBD  and  BRA,  presentations  will  be  made  to  these 
agencies  to  obtain  their  comments  and  to  seek  their  active 
cooperation . 


APPENDIX  B 
MEMORANDUM 

FROM:     William  R.  McGrath,  P.  E.  Transportation  Coordinator 

SUBJECT;   Analysis  of  Draft  Gruen  Plan  of  1/16/64  (refer  to 
Map  1,  and  Maps  C  and  D) 

I  have  examined  the  most  recent  thinking  of  Victor  Gruen 
and  Associates  for  circulation  in  the  Central  Business  District 
as  presented  in  drawings  dated  January  16,  1964.   In  addition,  I 
have  given  consideration  to  alternatives  to  that  plan.   This 
memorandum  is  in  response  to  your  request  of  January  28th  for 
answers  to  specific  questions  concerning  circulation  in  the 
Central  Business  District. 

You  asked  for  review  of  the  procedures  and  studies  undertaken 
by  Barton-Aschman  Associates.   They  are  in  the  midst  of  a  thorough 
review  of  all  past  studies  and  collection  and  analyses  of  new 
data  which  will  enable  them  to  come  to  final  conclusions  concerning 
the  circulation  system.   This  work  is  not  completed,  however, 
and  cannot  be  completed  until  we  agree  on  one  or  not  more  than 
two  basic  alternative  plans  that  can  be  subjected  to  the  necessary 
detailed  analysis  to  permit  final  recommendations. 

Barton-Aschman  Associates  have  used  prior  studies  concerning 
the  Regional  Core  and  central  area  to  derive  gross  traffic 
estimates  of  the  traffic  handling  needs  of  the  Central  Business 
District  street  system.   Information  has  been  collected  concerning 
origins  and  destinations  of  traffic  and  pedestrians  on  the 
Central  Business  District  streets,  the  usage  of  parking  facilities 
and  the  purposes  and  times  of  various  trips.   All  of  this  infor- 
mation has  been  and  will  be  further  used  to  derive  expected  travel 
demands  on  the  proposed  circulation  system.  Meanwhile  Barton- 
Aschman  Associates  have  examined  the  various  practical  physical 
possibilities  for  improving  or  adjusting  the  street  system  and 
have  conferred  with  this  Division,  the  project  staff  and  the 
project  planning  consultant  in  this  regard.  We  believe  they  are 
ready  to  proceed  with  detailed  analyses  subject  to  any  comments 
or  indications  of  the  limits  of  practicality  which  we  might 
present. 

You  asked  for  an  analysis  of  the  basic  alternatives.  We 
believe  there  are  two  basic  alternatives  that  appear  in  all  studies, 
First,  we  would  attempt  to  define  these  two  basic  alternates 
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without  regard  to  the  minor  variants  of  the  alternates.   Once 
the  basic  alternatives  are  quite  clear,  it  is  only  a  matter  of 
detail  to  work  out  the  many  bits  and  pieces.   The  basic  points 
of  agreement  between  the  two  basic  alternates  as  we  see  them  are 
as  follows:   (l)  there  is  recognition  that  Washington  Street  is 
currently  required  to  provide  the  dual  function  of  handling 
major  northbound  access  and  distribution  to  and  through  the 
Central  Business  District  and  at  the  same  time  serving  as  the 
major  pedestrian  street,  with  the  heaviest  concentration  near  its 
mid-point  at  Summer  and  Winter  Streets.   It  is  attempting  to  do 
this  under  the  obvious  adverse  condition  of  inadequate  right-of- 
way  which  apparently  cannot  be  increased  by  any  practical  means. 
As  a  result,  both  basic  alternates  propose  that  Washington  Street 
be  relieved  of  its  dual  function  by  closing  at  least  a  portion 
of  it  so  that  traffic  may  not  use  it  to  travel  through  the  CBD. 
(2)  Both  basic  alternates  recognize  the  need  for  and  desirability 
of  developing  a  new  major  access  to  the  Central  District  from 
the  Central  Artery  in  the  general  vicinity  of  South  Station  and 
Dewey  Square  along  the  Summer  Street  alignment.   (3)  Both  basic 
alternates  recognize  the  need  for  an  improved,  clearly-Identifiable 
set  of  east-west  streets  which  in  general  are  State,  School-Water, 
Franklin-Bromfield,  Bedford-West,  Boylston-Essex,  and  Stuart- 
Kneeland. 

The  basic  differences  between  the  alternates  are  as  follows: 

(1)  (See  Maps  C  &  D)  The  January  l6th  Gruen  proposal  would 
entirely  eliminate  Washington  Street  for  traffic-carrying 
purposes.   It  would  rely,  upon  Tremont  Street  at  the  western 
edge  of  the  business  district  and  a  combination  of  Devonshire 
and  Congress  Streets  plus  certain  new  connections  at  the  eastern 
edge  of  the  business  district.   The  other  alternative  would 
continue  to  use  Washington  Street  plus  connections  at  the  ex- 
tremeties  of  the  Central  Business  Disctrict  but  would  bypass 
vehicular  traffic  around  the  areas  of  highest  pedestrian  density 
by  way  of  some  new  construction  and  some  portions  of  Chauncy 
and  Arth  Streets.   This  would  create  a  system  which  relies  on 
Tremont  Street  at  the  western  edge  of  the  business  district,  Con- 
gress Street  at  the  east  edge  of  the  business  district,  and  a 
combination  of  Devonshire  and  realigned  Washington  Street  through 
the  center  of  the  business  district. 

(2)  The  January  l6th  Gruen  proposal  would  operate  Bedford-West 
In  an  eastbound  direction  which  results  in  certain  consequences 
in  the  street  pattern.   The  other  alternate  would  operate  in  a 
westbound  direction  and  have  still  other  consequences. 

The  two  basic  alternates  have  their  own  particular  problems 
expressed  as  the  possibility  of  accommodating  all  the  necessary 
traffic  movements.   For  this  reason  both  alternates  have  been 
kept  open  by  us  as  possibilities  to  this  date.   We  have  given 
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recognition  to  the  fact  that  the  alternative  which  entirely 
eliminates  Washington  Street  is  obviously  of  less  traffic 
capacity  than  the  other  alternate  and  we  have  expressed  doubt 
that  it  could  be  proven  operable  in  the  final  analysis.   So  far 
as  we  are  able  to  judge  now  this  is  the  conclusion  we  expect, 
but  we  cannot  make  this  statement  with  finality  until  the 
traffic  assignment  loadings  and  all  the  practical  possibilities 
have  been  completely  examined. 

We  make  the  following  observations  concerning  the  consequences 
of  closing  Washington  Street  north  of  Franklin- Br omf ield. 

(a)  it  eliminates  two  lanes  of  traffic  capacity  at  State  Street 
for  delivery  to  and  from  the  Government  Center  area  and,  as 
stated  above,  we  are  doubtful  of  its  capacity  at  this  point. 

(b)  it  forces  the  construction  of  a  new  northbound  street  from 
Boylston  and  Essex  via  Federal  to  Congress. 

(c)  it  forces  the  arcading  of  73  Tremont  Street  to  guarantee  the 
operability  of  Tremont  as  a  two-way  street  or  it  forces  Tremont 
to  be  one-way  northbound  between  Park  and  Beacon  or  it  forces 
regulating  of  Tremont  Street  major  flow  northbound,  all  of  which 
is  contrary  to  our  judgment  that  major  flow  southbound  on  Tremont 
is  essential. 

(d)  it  creates  a  heavy  left  turn  from  northbound  on  Congress  to 
westbound  on  State  Street  which  should  be  prohibited  and  could 
be  if  Washington  Street  were  open. 

(e)  added  traffic  volumes  would  necessarily  approach  Tremont 
Street  via  Bromfield  and  probably  require  immediate  widening  of 
that  street  which  may  not  be  otherwise  necessary. 

The  eastbound  directional  operation  of  Bedford-West  is  tied 
into  the  proposed  Dewey  Square  solution  as  well  as  an  attempt 
to  attain  circulation  counterclockwise  around  the  major  parcel 
of  land  which  is  not  otherwise  penetrated  by  vehicular  traffic. 
This  in  itself  is  not  an  objectionable  feature  of  the  January  l6th 
plan  but  it  results  in  other  problems. 

(1)  It  might  very  well  increase  left  turning  movements  from 
Tremont  Street  southbound  to  West  Street  eastbound  and  from 
Boylston  Street  eastbound  to  Tremont  Street  northbound  plus  adding 
traffic  to  Tremont  Street  itself  of  such  magnitude  as  to 
jeopardize  the  hoped-for  two-way  operation  of  Tremont. 

(2)  To  avoid  extremely  difficult  movements  at  the  Tremont- 
Boylston  intersection  it  appears  that  this  operation  forces  two- 
way  operation  of  Boylston-Essex.   Upon  examination  of  these 
streets  it  does  not  appear  that  such  operation  would  be  practical 
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unless  they  were  widened  throughout  their  length  f i*om  Trcmont  to 
the  Central  Artery  or  connected  in  some  way  to  Beach  Street. 

You  asked  for  analysis  of  the  proposed  parking  distribution. 
We  believe  that  it  is  generally  correct  as  depicted  in  the  Jan- 
uary l6th  plan.   That  plan  relies  on  a  heavy  concentration  of 
parking  at  South  Station  for  long-term  users  developing  into 
short-term  users  along  the  general  alignment  of  Summer  Street. 
There  is  one  fairly  large  facility  shown  as  lying  over  the  newly- 
aligned  Bedford-West  Street  in  such  fashion  as  to  be  difficult  to 
serve  and  perhaps  inefficient  in  design  at  the  ground  level  due 
to  the  street  beneath. 

You  asked  for  comments  on  certain  streets.   They  are  as 
follows : 

(a)  School  and  Water.   We  believe  the  alignment  shown  in  the 
January  loth  plan  would  be  the  best  for  good  traffic  operations. 
We  note  that  it  would  require  removal  of  the  Old  Corner  Book 
Store  which  may  not  be  a  practical  proposal.  We  believe  the  same 
result  could  be  achieved  by  turning  northward  of  that  building. 
We  would  point  out  that  the  use  of  Water  Street  as  the  connection 
to  School  may  require  additional  work  in  the  financial  district 
east  of  Congress.   Conceivably  this  work  could  be  avoided  by 
connecting  School  Street  to  Milk  Street,  but  that  has  other 
serious  problems,  particularly  the  building  at  the  intersection 
of  Province  and  School  Streets. 

(b)  Two-way  State  and  Court.   We  believe  this  is  the  most  im- 
portant and  significant  proposal  along  the  northern  edge  of  the 
Central  Business  District.   We  believe  it  will  be  proven  essential 
for  proper  tie-in  of  the  Government  Center,  Waterfront,  and  the 
Central  Artery.   It  appears  that  the  necessary  takings  and  widening 
for  Court  Street  westward  to  Cambridge  should  be  within  the  realm 
of  practicality.  We  see  no  other  way  to  achieve  two-way  movement 
other  than  the  indicated  takings.   Prom  Congress  Street  eastward, 
there  is  only  one  serious  constriction  immediately  west  of  Custom- 
house.  Properly,  the  buildings  on  the  north  side  of  State  Street 
should  be  taken  to  allow  sufficient  widening  for  two-way  movement. 
It  is  possible  that  special  traffic  signalization  could  be  used 

to  operate  through  the  constriction  point,  thus  permitting  two- 
way  operation  of  State  Street,  if  the  widening  Is  not  practical 
or  until  such  time  as  it  i3  proven  absolutely  essential. 

(c)  Bedford-West  alignment.   It  does  not  appear  that  the  align- 
ment of  Bedford-West  as  it  presently  exists  or  as  proposed  in  the 
plan  of  January  l6th  is  a  major  circulation  consideration.   Plan 
controls  for  the  eventual  widening  of  West  Street  on  its  present 
alignment  might  be  sufficient  for  its  incorporation  Into  the 

plan  if  it  is  operated  in  a  westbound  direction.   If  it  is  operated 
eastbound,  Immediate  widening  or  relocation  might  be  necessary 
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depending  on  whether  or  not  Boylston-Essex  is  widened.   The 
alignment  of  this  street  in  the  vicinity  cf  Dewey  Square  should 
await  final  details  of  the  treatment  there. 

(d)  Boylston-Tremont  intersection.   It  appears  we  can  success- 
fully operate  this  intersection  with  Boylston  Street  two-way  on 
the  west,  Tremont  Street  two-way  on  the  north,  Boylston  Street 
one-way  eastbound  on  the  east  and  Tremont  Street  one-way  south- 
bound on  the  south.   It  will  be  noted  that  there  are  no  actual 
turning  movement  conflicts  in  such  operation.   Any  change  of 
direction  or  added  movements  to  the  proposed  one-way  legs  would 
introduce  conflicts  and  might  exceed  capacity  at  the  intersection. 
Certainly  any  plan  which  absolutely  requires  more  movements 

than  those  described  might  be  in  hazard  of  failure. 

(e)  South  Station  Garage  capacity.   The  capacity  of  the  South 
Station  garage  must  be  related  to  the  ability  of  the  entries 

and  exits  to  handle  it.   It  appears  we  can  expect  direct  express- 
way connections  to  and  from  the  west  and  south.   Each  of  these 
has  a  maximum  capacity  of  about  1000  vehicles  in  an  hour.   City 
street  connections  and  a  cross  connection  from  the  Summer  Street 
garage  area,  which  in  turn  will  relate  to  the  Expressway  to 
and  from  the  north,  would  provide  approximately  800  additional 
vehicles  per  hour.   This  is  a  total  ramp  capacity  of  approximately 
2800  vehicles  in  an  hour.   In  a  long  term  garage  of  this  type, 
it  should  be  expected  that  about  one-half  of  the  capacity  of 
the  garage  must  be  handled  in  one  hour.   Thus  the  total  capacity 
is  limited  to  approximately  56OO.   This  capacity  is  in  addition 
to  another  1200  to  1500  that  can  be  built  along  the  Summer  Street 
alignment  which  will  make  use  of  other  city  streets  and  expressway 
connections . 

(f )  Enforcement.   There  is  no  question  that  the  proper  enforce- 
ment of  traffic  regulations  and  particular  parking  controls  is 
essential  to  the  successful  operation  of  any  central  business 
area  street  system.   It  is  not  within  the  realm  of  possibility 
to  provide  streets  of  such  magnitude  and  quantity  that  we  can 
allow  parking  along  the  curb  during  peak  hours  in  particular.   We 
do  not  advocate  total  abolition  of  curb  parking  and,  in  fact,  it 
is  not  necessary,  in  general.   Instead  it  should  be  restricted 
permanently  where  the  curb  lane  is  needed  all  day  and  during  peak 
hours  where  peak  volumes  build  up  and  require  use  of  the  curb 
lane  at  that  time.   This  kind  of  operation  Is  successful  in  cities 
throughout  the  United  States.   We  see  no  reason  why  it  cannot  be 
successfully  applied  in  Boston.   We  do  recognize  that  the  apparent 
shortage  of  parking,  particularly  for  short-term  users,  is 
probably  contributing  to  the  present  strong  pressure  for  curb 
parking  and  curb  parking  violation.   When  additional  parking  is 
provided,  control  of  curb  parking  should  be  more  in  the  realm  of 
practical  possibility. 
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You  asked  about  the  next  work  steps  for  further  progress  on 
the  circulation  plan.   We  must  adopt  not  more  than  two  basic 
alternate  plans  for  the  traffic  consultant  to  consider.   They 
must  be  worked  out  in  sufficient  detail  for  him  to  recognize 
how  all  the  major  movements  are  going  to  be  handled,  then  he  can 
begin  assignment  of  the  various  traffic  loads.   Then  he  must 
have  sufficient  information  on  expected  land  uses  and  general 
selection  of  parking  locations  so  that  he  can  estimate  traffic 
loadings  and  apply  them  to  the  street  system.   From  this,  he  can 
evaluate  necessary  pavement  widths  and  develop  proposals  for 
widenings,  realignments  or  whatever  is  needed.   It  should  be 
evident  that  this  process  will  be  iterated  several  times  as  some 
proposals  will  necessarily  be  discarded  on  the  basis  of 
practicality.   The  first  step  in  that  procedure  should  be  an 
attempt, to  eliminate  one  of  the  two  alternates  so  that  the 
repetitious  process  of  finding  exactly  what  can  be  proposed  and 
what  is  practical  can  be  limited  to  one  basic  alternate. 

It  is  our  general  and  overall  conclusion  that  we  are  all 
well  acquainted  with  the  basic  problems  and  the  possibilities 
and  the  impossibilities.   It  should  not  be  too  difficult, 
although  it  will  be  fiirly  lengthy  and  tedious,  for  our  Division, 
the  traffic  consultant,  the  project  staff  and  the  planning 
consultant  to  develop  the  details  as  soon  as  we  have  selected 
one  basic  alternate  for  final  analysis  purposes. 


ROBERT    GLADSTONE 
AND    ASSOCIATES 

Economic  Consultants 

711  14th  Street.  N.W.  Wasbikoton.  D.  C.  20005 

EXECUTIVE  3-4866 


February  3,  1964 


MEMORANDUM 


TO:  Mr.  Robert  Hazen 

FROM:  Robert.  Gladstone 

RE:  Draff  Renewal  Plan 


This  memo  is  a  response  to  your  letter  of  January  17,  1964.    It  sets 
forth  comments  on  marketability  aspects  of  the  draft  urban  renewal  plan 
recently  submitted  by  Victor  Gruen  Associates  for  the  Downtown  Project 
based  on  review  of  the  plan  materials  as  prepared  by  VGA  in  the  CCBD 
offices  as  well  as  data  for  the  plan. 

Subarea  Developments.      Paragraphs  below  cover  development  pro- 
posals for  key  subareas  in  the  plan.    These  points  are  followed  by  comments 
on  project-wide  development  issues  in  subsequent  paragraphs. 

1,      Washington  Street  Center.     Closing  selected  streets  for 
pedestrian  use  and  possible  enclosed  mall  treatment  is 
highly  desirable.    These  year-round  mall  areas  could 
provide  a  new  downtown  focus  in  the  retell  rore  for  as- 
sembly, public  events,  special  shows,  exhibitions, 
periodic  sales  and  demonstrations,  recreation  as  well 


Mr.  Robert  Hazen 
February  3,  1964 
Page  2 


as  free  pedestrian  movement,,    Important  issues  remain 
in  providing  operating  funds  for  the  maintenance  of 
malls  —  even  apart  from  finding  initial  installation 
and  solving  vehicular  circulation  and  access,  and  truck 
servicing  problems. 

2.  Old  Boston  Center.,    Disposition  parcels  and  general 
conception  of  development  for  private  uses  indicated  by 
VGA  would  be  suitable  from  marketability  point-of- 
view0    This  subarea  would  be  able  to  support  sales  and 
service  space  as  well  as  office  area  beyond  the  square 
footages  indicated  in  the  draft  plan.    The  plan  does  not 
call  for  a  major  retailing  facility  here,  nor  is  one  re- 
quired to  insure  the  success  of  Old  Boston  Center.    Key 
issue  is  the  comparative  benefit  to  downtown  retailing 

in  placing  a  major  unit  at  this  location  as  against  another 
sector,,    We  would  recommend  that  major  retailing  faci- 
lities be  reserved  for  the  Church  Green- Lower  Summer 
area.    The  draft  plan  "pedestrianizes"  the  full  length  of 
North  Washington  to  State  Street.    We  believe  that  Old 
Eoston  Center,  as  presently  conceived,  could  be  marketed 
without  "pedestrian-exclusive"  mall  areas  —  although 
special  design  treatment  including  arcades  would  be  re- 
quired to  link  pedestrian  flows  from  Government  Center 
and  the  financial  district,  primary  "supports"  for  Old 
Boston  Center  commercial  activities,  to  the  hard  core  of 
the  downtown. 

3.  Dewey  Square  -  Church  Green  Complex.     Sites  in  this 
development  should  be  readily  marketable.    Closely  re- 
lated to  existing  retail,  MTA  access  and  daytime  worker 
concentrations,  this  development  also  responds  to  new 
"gateways"  into  the  downtown  on  Central  Artery,  the  Mass 
Turnpike  and  projected  new  parking  facilities  at  South 
Station.    Major  retail  units  —  as  previously  mentioned  — 
would  be  appropriate  to  this  development.    Sites  here 
could  be  marketed  however,  even  without  such  occupan- 
cies although  the  scale  and  character    of  the  aevelopment 
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would  be  quite  different  than  projected  in  the  draft 
plan.    We  would  recommend  that  development  in  this 
subarea  be  staged  so  as  to  move,  for  example,  from 
Church  Green  toward  Dewey  Square  in  pace  with  ac- 
quisition, demolition  and  relocation  requirements 
elsewhere  in  the  downtown.    The  proposed  office  allo- 
cation to  Dewey  Square  would  be  excessive  for  general 
occupancy  space,  in  our  opinion.    Key  potential  for 
volume  would  be  a  single,   large-scale  user  who  might 
be  attracted  to  this  site  for  its  advertising  and  gateway 
potential. 

Ladder  Blocks,    Extent  of  action  proposed  in  this  area 
we  believe  is  too  minimal  in  relation  to  potential  needs. 
This  area,  although  now  providing  locations  for  many 
key    retailing  units,  faces  strong  competitive  develop- 
ments in  Old  Boston  Center,  Lower  Summer  Street  and, 
under  the  plan,  in  Fashion  Square,    We  definitely  rec- 
ommend a  strengthened  program  —  for  the  purpose  of 
preventive  action  —  in  this  area. 

Fashion  Square  -  Avery  Street  Development,     History 
of  merchandising  difficulties  at  this  location  and  continued 
"weakness"  in  adiacent  areas  —  along  East  Washington 
and  south  of  Stuart- Knee  land  --  would  make  extensive 
retail  developments  proposed  at  this  location  extremely 
difficult  to  market,  in  our  judgment.    Although  improving 
vehicular  access  and  parking  in  this  area,  the  plan  results 
in  the  attenuation  of  retailing  along  Washington  Street  to 
an  undesirable  degree  in  relation  to  the  projected  scale  of 
downtown  retail  operations.    Elevator  apartment  sites  for 
200  units  as  indicated  in  the  draft  plan  would  be  market- 
able. 

Hinge  Block.     Proposed  development  would  enhance  the 
marketability  and  overall  development  potential  for  the 
downtown  —  although  some  of  the  specific  re-uses  in  this 
block  will  require  further  detailing  and  specific  sponsor 
support.    Character  of  existing  development  on  Eash  Wash- 
ington opposite  the  Hinge  Block  is  deleterious  and  we  recom- 
mend reconsideration  of  the  "no  action"  treatment  in  the  draft 
plan.    The  proposed  site  for  a  new  hotel  would  be  problem- 


Mr.  Robert  Hazen 
February  3,  1964 
Page  4 


atic  except  as  an  adjunct  to  the  Touraine,  which  is  pro- 
posed to  remain  under  the  draft  plan.    We  recommend 
further  analysis  of  the  Touraine  situation  and  a  redesign 
of  the  hotel  site  for  this  block,,    Depending  on  final  de- 
signs for  South  Cove  and  Tufts-TMew  England  Medical 
Center,  the  project  areas  might  be  most  suitably  tied 
together  at  this  location. 

Park  Square.    We  recommend  that  the  program  for  this 
subarea  be  expanded  to  take  advantage  of  development 
opportunities  available  here  —  some  of  which  would  be 
critically  important  to  other  areas  in  the  project.    The 
number  of  apartments  included  in  the  draft  plan  falls 
short  of  the  market  potential  in  the  downtown.    We  recom- 
mend that  additional  apartment  sites  be  provided  on  the 
Boylston  Street  frontage  in  the  Park  Square  area.    We  also 
recommend  that  sites  for  office  structures  be  provided  here, 
with  selected  retail  and  services  at  grade  level  perhaps 
oriented  specifically  to  travel  and  tourist  activities. 


Project-Wide  Issues.      Comments  on  staging,  relocation  and  distri- 
bution of  proposed  new  space  —  apart  from  the  specific  subareas  in  the  pro- 
ject —  are  discussed  briefly  in  the  following  paragraphs. 


1.      Staging.     We  would  recommend  that  redevelopment  acti- 
vities occur  in  parts  of  several  subareas  simultaneously 
rather  than  completing  one  subarea  at  a  time.    However, 
top  priority  —  affecting  marketability  in  all  parts  of  the 
area  —  would  be  circulation  and  parking  improvements. 
Taking  for  these  purposes  would  generate  relocation  re- 
quirements estimated  at  more  than  two  million  square  feet 
—  and  a  strong  basis  for  new  construction  for  retail,  office 
and  service  commercial  facilities.    We  recommend  that 
early  phasing  of  new  construction  in  the  Church  Green- 
Lower  Summer  and  Old  Boston  Center  be  planned.    Present 
indications  are  for  1967-68  disposition  in  these  areas  at 


Mr.  Robert  Hazen 
Februarys,  1964 
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the  earliest,  according  to  our  understanding 0    Early 
priority  should  also  be  given  to  new  apartment  con- 
struction along  Tremont  in  the  Avery  area  and  on 
Boylston  Street  between  Park  Square  and  Tremont. 
Second  stage  efforts  should  be  in  the  Ladder  Blocks 
and  the  Hinge  Block.    Final  stages  should  be  exten- 
sions of  development  begun  in  Stage  one  and  two  op- 
erations. 

2.  Relocation.    The  extent  of  demolition  and  relocation 
called  for  in  the  draft  plan  is  tremendous  —  more  than 
4,7  million  square  feet  and  1,000  establishments  are 
involved.    Although  a  final  program  staged  to  minimize 
relocation  difficulties  remains  to  be  prepared,  we  be- 
lieve that  the  draft  plan  could  be  implemented  without 
harmful  disruption  of  present  business  activities  in  the 
area.    We  recommend  however,  that  relocation  resources 

—  such  as  in  the  Avery  Street  area  of  Washington  Street 

—  be  preserved  for  such  purposes  if  at  all  possible. 

3.  Distribution  of  Re-Uses.    Specific  comments  related  to 
re-uses  in  individual  subareas  were  noted  in  earlier  para- 
graphs.   Although  further  analysis  of  replacement  and 
relocation  allocations  in  relation  to  new  growth  square 
footages  for  both  retail  and  office  space  is  required,  we 
believe  the  figures  shown  Jn  the  draft  plan  are  reasonable 
in  the  overall.    We  would  again  recommend  that  addi- 
tional sites  for  apartments  and  office  areas  be  planned, 
however.    In  retail,  the  scale  of  demolition  projected 
under  the  draft  plan  together  with  normal  mortalities  will 
probably  result  in  a  total  retail  square  footage  in  1975 
approximately  equal  to  the  present  total  ~  despite  the 
addition  of  approximately  575,000  square  feet  for  new 
growth.    With  continued  growth  in  sales  in  the  remaining 
establishments  and  higher  productivity  in  the  new  space, 
we  expect  total  sales  in  the  downtown  to  be  substantially 
greater  than  present. 


APPENDIX  D 


MEMORANDUM 


SUBJECT;   Relocation  Analysis  -  Draft  Gruen  Plan  of  1/16/64 

This  memorandum  sets  forth  a  preliminary  analysis  of  relocation 
requirements  under  the  draft  Gruen  plan.   Reference  should  be  made 
to  Map  F  (Relocation  -  Major  Enterprises)  and  Map  G  (Relocation 
Data  by  Sub-Areas) .   Further  studies  are  being  made  and  more  de- 
tailed information  is  available  concerning  the  numbers  and  names 
of  enterprises  for  those  who  might  wish  to  examine  this  aspect  of 
the  plan  in  more  detail. 

The  total  relocation  required  to  achieve  the  plan  would  be: 


Retail 

1,540,800  sq.  ft. 

Office 

2,012,100  sq.  ft. 

All  Other* 

1,154,200  sq.  ft. 

TOTAL 

4,707,100  sq.  ft. 

*Manu  f ac tur  ing , 

Storage,  Institutional, 

Utilities 

With  proper  staging,  the  required  relocation  space  can  help 
form  the  nucleus  of  new  development.   This  must  be  kept  in  mind  in 
assessing  the  size  of  new  developments  proposed  in  the  plan. 


Analysis  of  the  retail,  office, 
workload  requirements  follows: 


and  other  specific  relocation 


1.   Retail 

The  major  retail  firm  subject  to  relocation  is  Raymond's 
(193,900  sq.  ft.).   In  addition,  City  Mart  (357,000  sq.  ft.) 
is  also  proposed  for  acquisition.   Together  these  firms 
account  for  550,900  sq.  ft.  out  of  the  1,540,800  sq.  ft.  total. 

It  should  be  noted  that  no  detailed  consideration  has 
yet  been  given  either  to  the  possibility  of  particular  firms 
moving  outside  the  district,  merging,  or  going  out  of  business 
or  to  any  potential  shrinkage  in  space  requirements  due  to 
increased  efficiency. 


Other  large  and  significant  retail  firms  proposed  to  be 
relocated  are  listed  below.   For  sub-area  reference  see  Map  G, 
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Retail 


Bv  Subareas 


Old  Boston 


Narcus  Stationery 
National  Shirt 
Flagg  Bros.  Shoes 


Ladder  Blocks 


Thayer  McNeil 
Singer's 


Avery  Street 


Sallinger 's 
Wilbar '  s 
Krey  Music  Co, 


Mary  Jane  Shoes 
House  of  Hurwitz 
Howard ' s 


Dewey  Square 


Bond • s 
Ripley's 
Devoe  Paints 


Breck ' s 
Colt  Shoes 
Knapp  Shoes 


Raymond ' s 


Lauriat's  Books 
Radio  Shack 
Ralph  Harris 
Thorn  McAn 


Scott  and  Co, 
Boston  Gift 
Howard ' s 
Stoddard's 


Hinge  Block 


Touraine  Hotal 
Sanders  Hardware 


Albert  Allan  Stationery 
Levy  Hardware 


Bedford-West 


Allan  Stationery 

Jordan  Marsh  (Bristol  Building) 


Restaurants 


A  significant  number  of  restaurants,  luncheonettes,  and 
cafeterias  are  proposed  for  relocation.   These  include: 


Warmuth ' s 
St.  Clair's 
Rosoff 's 
Litchfield's 
Dominico ' s 
Hayes  Bickford 
Waldorf  (4) 
Peter  Pan 
Eli's  Lunch 
Copper  Skillet 


(3) 


(2) 


Towne  Grille 
McFarland's  Tavern 
Oxford  Grille 
Schrafft's 
Pieroni's 
Prince  Spaghetti 
Dinty  Moore's 
Avery  Restuarant 
Jacob  Wirth 


Theaters 


Theater  relocation  will  pose  a  special  problem,  since  five 
are  prcposed  for  acquisition: 
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Loew ' s  Orpheum 

Paramount 

Astor 

State 

Publix 


4.   Office 


The  estimate  of  approximately  2,000,000  sq.  ft.  of  office 
relocation  may  well  be  misleading  because  of  a  high  proportion 
of  second-rate  and  substandard  space.  In  addition,  as  much  as 
15  percent  of  the  office  space  may  presently  be  vacant.  These 
figures  are  being  studied  further. 

The  analysis  shows  that  280,000  sq.  ft.  of  first  class 
office  space  (banks,  brokers,  law)  is  subject  to  relocation, 
including  office  or  banking  space  of  the  following  significant 
firms: 

State  Street  Bank  -  Webster  Branch 
Boston  Five  Cents  Savings  Bank  -  Milk  St.  Branch 
Suf folk- Franklin  Bank  -  Park  Square  Branch 
National  Shawmut  Bank  -  South  Station  Branch 
First  Federal  Savings  Bank  -  Summer  St.  Branch 
Merchant's  National  Bank  -  Pilgrim  Branch 
Wildey  Bank  -  Main  Office  (only) 
Union  Savings  -  Main  Office 
Hartford  Life  Insurance  Co. 


APPENDIX  E 

MEMORANDUM 

SUBJECT;   Financial  Analysis  -  Draft  Gruen  Plan  of  1/16/64 

This  memorandum  describes  the  method  of  financing  a  renewal 
project  such  as  the  CBD  and  then  presents  analyses  and  comments  on 
the  preliminary  cost  estimates  for  the  draft  Gruen  plan. 

The  steps  and  method  of  financing  a  renewal  project  are  these: 

1)  A  planning  loan  is  advanced  by  the  Federal  government 
for  a  particular  project.  Current  planning  for  the 
CBD  is  proceeding  under  such  a  loan  in  the  amount  of 
$1,400,000. 

2)  When  project  planning  is  complete,  all  public  costs 

to  carry  out  the  project  are  estimated  and  their  total 
becomes  Gross  Project  Cost.   These  costs  include: 

a)  Repayment  of  the  planning  loan. 

b)  Administrative  costs  for  the  project  execution 
period. 

c)  Land  acquisition  and  demolition  costs. 

d)  Interest  on  Federal  loans  for  project  execution 
(these  loans  are  repaid  through  a  combination 
of  the  Federal  Capital  Grant  and  the  proceeds 
from  land  sales) . 

e)  Necessary  project  improvements  such  as  street 
adjustments,  utility  changes,  plazas  and  land- 
scaping, traffic  signals  and  signs,  certain  MTA 
improvements . 

f)  Facilities  which  serve  and  support  the  project 
area  such  as  parking  garages,  fire  or  police 
stations,  etc. 

3)  The  Gross  Project  Cost  is  then  estimated  to  be  reduced  by 
the  amount  of  proceeds  estimated  from  land  disposition. 

4)  The  result  is  the  Net  Project  Cost.   This  is  the  figure 
which  determines  the  amount  of  the  Federal  grant  required 
and  the  amount  of  the  local  and  state  shares  as  well. 

5)  The  Net  Project  Cost  is  then  divided  as  follows: 

Federal  Share:     Two-Thirds 
State  Share:       One-Sixth 
Local  Share:       One-Sixth 
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6)  However,  the  local  or  city  share  may  be  provided  in  the 
form  of  supporting  facilities  such  as  parking  garages. 
Thus,  the  City  is  relieved  of  the  necessity  of  providing 
cash  to  help  finance  the  project. 

7)  The  City  is  required  under  existing  law,  however,  to 
borrow  to  provide  the  state  share,  which  is  then  repaid  to 
the  City  by  the  State  in  20  annual  installments.   The 
City  then  must  absorb  the  interest  charges  on  such 
borrowing . 

The  analysis  of  the  cost  estimates  of  the  draft  Gruen  plan  is 
as  follows : 

Administration,  Interest,  Planning  Loan  Repayment; 

The  Gruen  cost  estimates  did  not  include  these  items.  They 
are  estimated  to  total  approximately  $6,000,000,  although  the 
figure  cannot  be  made  more  precise  until  the  total  acquisition 
costs,  staging,  timetable  and  other  factors  are  known. 

Land  Acquisition; 

The  assessed  valuation  of  all  takings  proposed  in  the  draft 
Gruen  plan  is  approximately  $35,000. 000. 

Based  on  existing  information,  it  is  not  possible  to  apply 
with  precision  any  factor  to  adjust  assessed  valuation  to  potential 
acquisition  cost.  However,  in  order  to  have  a  figure  for  esti- 
mating purposes,  it  is  proposed  to  utilize  a  factor  of  150%.  This 
is  judged  to  be  conservative. 

On  this  basis,  the  proposed  acquisitions  would  total 
$52,000,000. 

Several  possible  reductions  may  be  made.   The  alterations  in 
the  circulation  and  the  elimination  of  the  Avery  Street  Development 
would  reduce  the  figure  by  approximately  $7-10  million.  Other 
additional  takings  such  as  those  along  the  east  side  of  Washington 
Street  might  offset  a  portion  of  this  saving. 

Street  Improvements; 

The  cost  of  all  street  improvements  (exclusive  of  land  acqui- 
sition or  costs  attributable  to  parking  structures  but  including 
traffic  signals)  is  estimated  at  $1,000.000. 


* 
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Pedestrian  Areas: 

The  cost  of  paving,  landscaping,  planting  and  other  im- 
provements is  estimated  by  VGA  at  $1,200,000.   This  is  a  rough 
estimate.   It  does  not  include  any  possible  covering  or  clima- 
tizing  of  the  pedestrian  mall. 

Overpasses: 

The  overpasses  are  estimated  to  cost  $1,700,000.  This  figure 
would  be  eliminated  if  the  recommendations  of  this  report  are 
followed. 

Utility  Changes: 

A  tentative  figure  of  $6, 00, 000  is  being  carried  for  MTA 
station  changes.  Again,  there  has  yet  been  no  detailed  engineering 
cost  estimates. 

Land  Disposition: 

For  estimating  purposes,  it  has  been  assumed  that  land  dis- 
position proceeds  would  be  approximately  $10,000,000.  It  should 
be  emphasized  that  this  figure  as  well  as  individual  land  prices 
will  be  established  through  independent  appraisals. 

Parking  Facilities: 

It  is  projected  that  approximately  5,000  public  parking  spaces 
can  be  provided  as  part  of  the  plan.  These  are  estimated  to  cost 
$12,500,000. 


(continued  on  following  page) 
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Conclusion 

Thus,  the  financial  summary  would  be  as  follows: 

Administration,  planning,  interest  $  6,000,000 

Acquisition  52,000,000 

Streets  &  Overpasses  2,700,000 

Utilities  &  MTA  11,000,000 

Pedestrian  Areas  1,200,000 

Parking  Garages  12, 500,000 

GROSS  COST  §85,400,000 
or 
$85,000,000 

Less  Land  Disposition  -10,000,000 

NET  COST  $75,000,000 

Federal  Share  (2/3)  50,000,000 

State  Share    (1/6)  12,000,000 

City  Share    (1/6)  12,500,000 
(met  through  parking  structures) 


David  A.  Crane 
January  51,  1964 


mm  m  irtifln 


X  as  largely  In  agmMt  vita  the  foregoing  CBD  Project  Staff 
analysis,  both  in  its  general  tenor  and  in  most  of  the  specifics. 

As  a  diagram  of  major  renewal  action*  re-uses,  and  circulation, 
the  recent  submission  ie  much  closer  to  the  mark  than  in  October. 
However*  X  believe  we  have  not  progressed  in  the  depth  of  the  various 
sale,  and  many  aspects  of  renewal  treatment  and  feasible  develop* 
guidelines  have  not  been  covered  la  the  draft  plan  at  all.  X 
suggest  that  we  can  spend  very  little  more  time  adjusting  the  diagram 
before  detailed  studies  must  begin,  i.e.,  if  we  are  to  get  a  war  - 
able  renewal  plan  out  of  this  contract. 

X  also  suggest  that,  m   soon  as  the  diagram  can  be  readjusted, 
jga  be  asked  to  work  on  details  of  aroma  where  concepts  aa 
leaving  plenty  of  time  for  cladetone  mad  staff  to  work  on 
areas  and  overall  plan  aspects  (e.g.,  staging,  relocation,  coat 
allocation,  and  overall  refinement  of  circulation  and  clearance 
patterns) .  these  can  then  bo  woven  back  into  veft>*s  design  mad 
binder  work. 


As  the  staff  analysis  shows,  that  diagram  itself  baa  some  very 
troublesome  elements.  X  will  concern  myself  here  with  several  I 
all  criticisms  that  sees  to  underlie  many  of  the  trouble  spots. 


There  is  too  much  preoccupation  with  clearing  sites  for  attaining 
the  mavimnm  (Gla&co&e)  projection  for  retailt  there  is  not  enough 
use  of  clearance  for  new  apartments,  office,  and  service  usee. 
These  re-twee  are  especially  needed  to  hold  what  prime  retail  we  now 
have  and  to  create  a  climate  conducive  to  future  retail  growth  and 
Internal  diversification  and  balance  of  retail  lines. 


mm  mm  mm  a. 

1  aa  fmWt  I  —lily  concerned  with  the  geographic  distribution 
of  support  lug  re-uses.     More  clearance  foe  sama  of  thMt 
functions  at  certain  locations  is  needed  to  set 
Cox  a  r-'iangc  of  ■concnUc  functions  which  cannot  foasibly  be  brought 
about  at  an  earl/  stage.     This  applies  to  the  »ark  Square  vioin 
which  could  easily  become  an  architectural  and  economic  Juokmile. 
Zt  applies  to  the  Ave*?  Street  dcv«lc%MU)iU *   where  high-quality  retail 
vi.ll,   in  time,  occur  of  its  own  accord  if  th 


oven  la  Mai     fcmvmi 
is  needed  in  the  form  of  office*   (in  addition  to  the  circula- 
tion and  parking  improvement*). 


Prom  a  devastating  treatment  of  tarn  "hadder  Blocks"  in  the 
October  submission*  wo  hove  now  moved  to  the  opposite  extreme** 
little  helm  is  given  to  a  new  hind  of  development 


In  many  canoe*  such  as  the  homer  II i mmm  street  or 
Street  proposals,   the  design  of  takings,   access,   and  no 
is  not  conducive  to  additional  growth  and  change  in  adjacent  land, 
nothing  in  the  design*    for  tit  ample,   allows  for  the  time  when  the 
Garment  District  amy  change  functions  oar  buildings.     This  could  be 
a  land  bank  for  future  retail,  offices,   service  or  other  functions, 
relating  to  the  prime  retail  core*  but  such  things  as  the  fa: 
to  clear  the  east  side  of  lower  Kashington  Street*  or  the  wall-like 
monolithic  design  of  lower  Summer,   indicate  mo  foaling  for  future 
private  enterprise  initiatives  in  the  Garment  area  that  might  be 
encouraged  by  immediate  renewal  action. 


to  me*  add  up  to  something  ions  than  the  •ideal-* 
.  have  argued  is  needed,     there  Is  both  to 

mod  too  little  faith  ih  the  capacities  of  private  enterprise  to 

do  the  job. 


.amwjammmn lammm, 


X  feel  that  the  pirn*  has  an  over-simplified,  short-sighted  view 
he  variety  of  dovt  lopmcnt  incentives  and  controls  that  are 
available  under  an  urban  renewal  process. 


There  is  too  little  judgment  aa  to  whore  and  under  what  com* 
ditions  immediate  eminent  domain  and  clearance  is  necessary* 
justified*   or  desirable.     Sarse  important  usee  mad  building* 
eliminated,   many  ostensibly  for  circulation 
done  for  the  sake  of  a  *pure"  Washington  Street.     Some  very 
structural  and  environmental  conditions  arc  left  untreated— e  sdb  am 
at  Park  Square. 


also  Important  la  the  preiiamnary  plan  to  give  us   the  oppc 
to  per*  down  takings  or  casta  as  aotoa  la  final  planning, 


,.     ftUUttnti 


Too  aoch  coet  in  the  aaaw  of  circulation  is   incurred 
Mica  of  the  pedestrian  Washington  street?  or  because  of 
design  of  s treat  patterns.  Too  little  allowance  is  aada  far  sub- 
stantial mh  entrance*  station,   and  plat  Corn  inprovenente. 

The  batter  geographic  and  ra-una  distribution  suggested  in 
taction  1  above  would  also  have  a  bearing  on  the  coats*     I  b* 
the  additional  casta  could  be  offset  by  outbacks  in  clearances 
aaeh  as  Avery  Street  or  the  relocation  of  bod ford-West,    as  well  as 
in  the  elimination  of  fche  pedestrian  treataants  on  upper  Washin^on, 


urge  that  at  least  son*  kind  of  evade  coat-benefit  accounting 
by  Gladstone  and  staff*  and  a  project  budget  breakdown  ba 
iaaaad  as  guide  Tinas  for  final  planning  within  the  near  future. 


Ifhile  recognising  that  questions  o\   architecture  cannot  as  yet 
ba  discussed,    the  overall  lack  of  a  disciplined  structure  ad 
lation  and  re-uses  is  a  cause  for  disnay  to  an.     The  street  and 
black  pattern,    already  difficult  to  understand  and  troubles***  for 
—dun  diawnsione  of  building,   is  not  batter  but  worse*     The  way 
ia  whieh  building  aaases  within  re-use  sites  are  strewn  about,  as 

block,   presages   fatere  difficulties. 


■Mill 
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